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Date: February 16 , 2018
To: Interested Person
From: Hannah Bryant , Land Use Services

503-823-5353 / Hannah.Bryant@portlandoregon.gov

NOTICE OF ATYPE Ix DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOQOD

The Bureau of Development Services has approved a proposal in your neighborhood. The
mailed copy of this document is only a summary of the decision.

The reasons for the decision are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429 . Click on the District Coalition
then scroll to the relevant Neighborhood, and case number. If you disagree with the

decision, you can appeal. Information on how to do so is included at the end of this

decision.

CASE FILE NUMBER: LU 17-153530 HR 6 NEw AWNINGS AT
TERMINAL SALES BUILDING

GENERAL INFORMATION

Owner : Weston Investment Co LLC
2154 NE Broadway #200
Portland, OR 97232 -1561

Applicant: Suzannah Stanley | Mackenzie
1515 SE Water Avenue, Suite 100
Portland, OR 97214
503 -224-9560 x 377

Site Address: 1220 SW Morrison Street

Legal Description: BLOCKS 1/2HLOT1 -8, PORTLAND; BLOCKS1/2HLOT1 -8NON-
HISTORIC SEE R246865 FOR HISTORIC, PORTLAND

Tax Account No.: R667736640, R667736641

State IDN o.: 1IN1E33DD 06200, IN1E33DD 06200A1

Quarter Section: 3028

Neighborhood: Portland Downtown, contact Rani Boyle at 503 -725-9979.

Business District: None

District Coalition: Neighbors West/Northwest, contact Mark Sieber at 503 -823-4212.

Plan District: Central City - West End

Other Designations: Terminal Sales Building, Listed on the National Register of Historic
Places

Zoning: RX d & Central Residential with Design Overlay

Case Type: HR & Historic Resource Review

Procedure: Type Ix, an administrative dec  ision with appeal to the Oregon Land

Use Board of Appeals (LUBA).

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201


http://www.portlandonline.com/bds/index.cfm?c=46429
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The applicant seeks Historic Resource Review approval
above storefront bays facing SW Morrison Street. Historic Resource Review is required
because the T erminal Sales building is individually -listed on the National Register.

Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The relevant approval criteria are:

1 Central City Fundamental Design 9 Criteria in Section 33.846.060.G of the
Guidelines Portland Zoning Code
ANALYSIS

Site and Vicinity: The site is a full block site bound by SW Yamhill Street, SW Morrison

Street, SW 12 th Avenue and SW 13 t Avenue. It is dev eloped with the Terminal Sales

Building and associated non  -contributing additions. The site is directly east of the sunken | -
405 freeway, which allows the building to be a visible marker for the western edge of
downtown. In this area, the downtown light ra il alignment runs along SW Yamhill and SW
Morrison. This proposal is for ground floor awnings on the SW Morrison frontage only.

Southwest Morrisonisa  Central City Pedestrian street; a  local service bikeway, has the #15
and #51 bus lines; is a minor Emerg ency Response Street and a regional transitway.

Southwest 12 th Avenue is a City Walkway ; a local service bikeway , and a minor emergency
response street . Southwest 13t% Avenue is a City Bikeway , a Major Emergency Response
Street; a local service walkway, an  d a major city traffic street . The site is also in the
Downtown Pedestrian District.

Zoning: The Central Residential  (RX) zone is a high -density multi -dwelling zone which
allows the highest density of dwelling units of the residential zones. Density is not regulated
by a maximum number of units per acre. Rather, the maximum size of buildings and

intensity of use are regulated by floor area ratio (FAR) limits and other site development
standards. Generally, the density will be 100 or more units per acre. Allowed housing
developments are characterized by a very high percentage of building coverage. The major

types of housing development will be medium and high -rise apartments and condominiums,
often with allowed retail, institutional, or other service orien ted uses. Generally, RX zones
will be located near the center of the city where transit is readily available and where

commercial and employment opportunities are nearby. RX zones will usually be applied in
combination with the Central City plan district.

The 6 d 6 o vpeomdtes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to

existing development are subject to design review. This is achieved throug h the creation of
design districts and applying the Design Overlay Zone as part of community planning

projects, development of design guidelines for each district, and by requiring design review.

In addition, design review ensures that certain types of in fill development will be compatible
with the neighborhood and enhance the area.

Land Use History: City records indicate that prior land use reviews include the following:

1 LU 16-280863 o Withdrawn Historic Resource Review application to replace fixed
win dows with sliding windows at street level.

1 LU 14 -226088 & Historic Resource Review approval to install a clear glazed storefront
door in an existing SW 12 % avenue bay, and to restore the original wood transom
windows above that bay.

T LU 13-184821 & Histo ric Resource Review approval of ten rooftop mechanical units
on a non -contributing addition to the building.

I LUO02-104176 0o Conditional Use and Historic Resource approval for five rooftop
antennas.

1 LUO1-007519 & Historic Resource Review approval ofane  w fabric awning on the
east elevation.
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1 LUO1-007423 0 Historic Resource Review approval of a new microwave dish
antenna.

1 LUR96-00476 0O Historic Resource Review approval of two new awnings on north
elevation.

1 LUR91-00684 0 Historic Resource Review appr oval of new pedestrian gate and
garage doors.

1 DZ 0 71-88 0 Design Review approval of new signs.

1 DZ 6 108-88 & Design Review approval of a new ATM.

1 DZzZ 13 -73 0 Design review approval of a new surface parking lot, with conditions.

Agency Review: A Notic e of Proposal in your Neighborhood was mailed on October 11,
2017 . The following Bureaus have responded with no issues or concerns about the
proposal:

A Fi r e (eRhibit B.H u
A Life Safety (exhibit E.2)

Neighborhood Review: A Notice of Proposal i n Your Neighborhood was mailed on October
11, 2017 . No written responses have been received from either the Neighborhood
Association or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA

Chapter 33.846, Historic Reviews

Purpose of Historic Resource Review

Historic Resource Review ensures the conservation and enhancement of the special
characteristics of historic resources.

Historic Resource Review Approval Criteria
Requests for Historic Resource Review will be approved i f the review body finds the applicant
has shown that all of the approval criteria have been met.

Findings:  The site is a designated Historic/Conservation Landmark. Therefore the
proposal requires Historic Resource Review approval. The relevant approval criteria
are listed in 33.846.060 G. 1.  -10. In addition, because the site is located within the
Central City, the relevant approval criteria are the Central City Fundamental Design
Guidelines.

G. Other Approval Criteria:

1. Historic character. The histo ric character of the property will be retained and
preserved. Removal of historic materials or alteration of features and spaces that
contribute to the property's historic significance will be avoided.

2. Record of its time. The historic resource will remain a physical record of its time,
place, and use. Changes that create a false sense of historic development, such as
adding conjectural features or architectural elements from other buildings will be

avoided.
3. Historic changes. Most properties change overt ime. Those changes that have acquired
historic significance will be preserved.
5. Historic materials. Historic materials will be protected. Chemical or physical
treatments, such as sandblasting, that cause damage to historic materials will not be
used.
7. Dif ferentiate new from old. New additions, exterior alterations, or related new

construction will not destroy historic materials that characterize a property. New work
will be differentiated from the old.

Findings: The proposed four -foot deep fabric awning s, on a square tube aluminum
frame, will be anchored between the prominent vertical pilasters , into non -original
stucco panels that may cover the original steel storefront transom windows. This

location ensures that the character -defining pilasters are not obscured or damaged,
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and that the awnings do not compromise the Landma
materials. If the historic steel transom windows are intact behind the stucco infill

panel, the structural attachment for the new awning will not damage or co mpromise

the original historic materials. While the canvas awnings are clearly non -original,

and are easily differentiated from the original building, they do not create a false

sense of historic development. They are easily removed and will not leave dam age to

the original structure or finishes. With Condition C, that the individual awning frames

are mounted in between the vertical  pilasters at the base of the building and do not

extend over the pilasters or damage the original steel transom windows , these

guidelines are met.

8. Architectural compatibility. New additions, exterior alterations, or related new
construction will be compatible with the resource's massing, size, scale, and
architectural features. When retrofitting buildings or sites to improve accessibility for
persons with disabilities, design solutions will not compromise the architectural integrity
of the historic resource.

9. Preserve the form and integrity of historic resources. New additions and adjacent or
related new construction will be undertaken in such a manner that if removed in the
future, the essential form and integrity of the historic resource and its environment
would be unimpaired.

10. Hierarchy of compatibility. Exterior alterations and additions will be designed to be
compatible primarily with the original resource, secondarily with adjacent properties,
and finally, if located within a Historic or Conservation District, with the rest of the
district. Where practical, compatibility will be pursued on all three levels.

Findings: The proposed fabric awnings will sit entirely between the pilasters, without

any element extending over, mounting to, or obscuring the pilaster s. This mounting
style and location will match the existing awnings on this building, on the SE 12 th
Avenuefronta ge. The awnings® size and scale are compat

prominent street -level architectural features. By mounting the awnings into the non -
original 1962 stucco panels, the awning installation will not compromise the form or
integrity of the his  toric resource. With Condition C, that the awnings are set entirely
between the vertical pilasters  and do not damage or compromise the integrity of the
historic steel transom windows , these guidelines are met.

Central City Fundamental Design Guidelines
These guidelines provide the constitutional framework for all design review areas in the
Central City.

The Central City Fundamental Design Guidelines and the River District Design Guidelines

focus on four general categories.  (A) Portland Personality, addres ses design issues and

el ements that reinforce and e(@BhPadestrian Bfphasis] andds char ac
addresses design issues and elements that contribute to a successful pedestrian

environment. (C) Project Design, addresses specific building characteri stics and their

relationships to the public environment. (D) Special Areas, provides design guidelines for

the four special areas of the Central City.

Central City Plan Design Goals
This set of goals are those developed to guide development throughout th e Central City.
They apply within the River District as well as to the other seven Central City policy areas.
The nine goals for design review within the Central City are as follows:
1. Encourage urban design excellence in the Central City;

2. Integrate urban de sign and preservation of our heritage into the development process;
3.3.Enhance the character of the Central Cityds distri
4. Promote the development of diversity and areas of special character within the Central
City;
5. Establish an urban design relationship b et ween the Central Cityods di st

Central City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
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7. Provide for the humanization of the Central City through promotion of the arts;

8. Assist in creating a 24 -hou r Central City which is safe, humane and prosperous ;

9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole

Staff has considered all guidelines and has addres sed only those guidelines considered
applicable to this project.

A2. Emphasize Portland Themes. When provided, integrate Portland  -related themes with
the devel opmentdéds overall design concept.

A7. Establish and Maintain a Sense of Urban Enclosure. Define p ublic rights -of-way by
creating and maintaining a sense of urban enclosure.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent
sidewalks to increase the space for potential public use. Develop visual and physical
connectons i nto buildingsd active interior spaces fror
architectural elements such as atriums, grand entries and large ground -level windows
to reveal important interior spaces and activities.

B1l. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route
for pedestrian travel where a public right -of-way exists or has existed. Develop and
define the different zones of a sidewalk: building frontage zone, street furniture zone,
movement zone, and the curb. Develop pedestria n access routes to supplement the
public right -of-way system through superblocks or other large blocks.

B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular
movement. Develop integrated identification, sign, and sidewalk -oriented n ight -lighting
systems that offer safety, interest, and diversity to the pedestrian. Incorporate building
equipment, mechanical exhaust routing systems, and/or service areas in a manner
that does not detract from the pedestrian environment.

B6. Develop Wea ther Protection. Develop integrated weather protection systems at the
sidewalk -level of buildings to mitigate the effects of rain, wind, glare, shadow,
reflection, and sunlight on the pedestrian environment.

C6. Develop Transitions between Buildings and Pu blic Spaces. Develop transitions
between private development and public open space. Use site design features such as
movement zones, landscape element, gathering places, and seating opportunities to
develop transition areas where private development direct ly abuts a dedicated public
open space.

Findings:  The proposal is for two fabric awnings, mounted between the vertical

pil asters, a 4{Bionifmwm dthe8&i dewal k to the bottom
awning. Providing pedestrian protection fr om weather serv es to support the

wal kability of Portlandés Central City, and to m
The four -foot deep awnings will  provide shelter for outdoor seating,  contributing to

a vibrant streetscape while also establishing a transitional space be tween the wide,

busyright -of-way and t he bui | Thérefogeftiseseiguidelimes are met.

A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify and connect individual buildings and different areas.
A5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local
character within the right  -of-way. Embellish an area by integrating elements in new
devel opment that build on the areads character. I d
qualities by integrating them into new development.
B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people

can stop, view, socialize and rest. Ensure that these places do not conflict with other
sidewalk uses.

C2. Promote Qu ality and Permanence in Development. Use design principles and
building materials that promote quality and permanence.

C3. Respect Architectural Integrity. Respect the original character of an existing
building when modifying its exterior. Develop vertica | and horizontal additions that are
compatible with the existing building, to enhance

integrity.
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C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to t he local design vocabulary.

C5. Design for Coherency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door,
sign, and lighting systems, to achieve a coherent c omposition.

C8. Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the

building from the middle and top by using elements including, but not limited to,
different exterior materials, awnings, signs, and large windows.

C9. Develop Flexible Sidewalk  -Level Spaces. Develop flexible spaces at the sidewalk  -level
of buildings to accommodate a variety of active uses.

Findings: The awnings are proposed to be mounted at the same height, and in the

same method, as the existing awnings on the SW 12 th Avenue facade. Similar
awnings and canopies are found on many other buildings in the nearby context.

The proposed frame, constructed oyisadufblel. 56 squa
material. The Sunbrella fabric used to wrap the awning frame is designed for year -
round outside use and will achieve the quality and permanence appropriate for this

Central City Landmark location. The new awnings facing SW Morrison Street will
further unify and enhance the sidewalk -level of the building without obsc  uring or
compromising the architectural integrity of the facade . Additional awnings will
provide stopping places for pedestrians, and encourage the use of the sidewalk to
accommodate active uses, such as restaurant seating. Therefore, these guidelines
are met.

DEVELOPMENT STANDARDS

Unless specifically required in the approval criteria listed above, this proposal does not have
to meet the development standards in order to be approved during this review process. The
plans submitted for a building or zonin g permit must demonstrate that all development
standards of Title 33 can be met, or have received an Adjustment or Modification via a land
use review prior to the approval of a building or zoning permit.

CONCLUSIONS

The purpose of the Design Review proce ss is to promote the conservation, enhancement,
and continued vitality of areas of the City with special scenic, architectural, or cultural

value. The purpose of the Historic Resource Review process is to ensure that additions, new
construction, and exteri  or alterations to historic resources do not compromise their ability
to convey historic significance. This proposal meets the applicable Design Review and
Historic Resource Review criteria and therefore warrants approval.

ADMINISTRATIVE DECISION

Approva | of two fabric awnings, mounted on aluminum frames, extending four feet over the
sidewalk, per the approved site plans, Exhibits C -1 through C -3, signed and dated February
13, 2018, subject to the following conditions:

A. As part of the building permita  pplication submittal, the following development -related
conditions (B through D ) must be noted on each of the four required site plans or
included as a sheet in the numbered set of plans. The sheet on which this information
appears must be labeled "ZONING  COMPLIANCE PAGE - Case File LU 17 -153530 HR ."
All requirements must be graphically represented on the site plan, landscape, or other
required plan and must be labeled "REQUIRED."

B. At the time of building permit submittal, a signed Certificate of Compli ance form
(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure
the permit plans comply with the Design/Historic Resource Review decision and
approved exhibits.

C. Awnings to be mounted into stucco in -fill panels between the vertical pilasters, with no
part of the awning mounted to, or extending over the pilasters or into the historic steel
transom windows


https://www.portlandoregon.gov/bds/article/623658
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D. No field changes allowed.

Staff Planner; Hannah Br yant

Decision rendered by: on February 13, 2018
By authorit)/o]the Director of the Bureﬂ of Development Services

Decision mailed  February 1 6, 2018

About this Decision. This land use decisioni s nota permit for development. Permits
may be required prior to any work. Contact the Development Services Center at 503 -823-
7310 for information about permits.

Procedural Information. The application for this land use review was submitted on April
14,2017 , and was determined to be complete on October 9, 2017 .

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed
under the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore
this application was reviewed against the Zoning Code in effect on April 14, 2017

ORS 227.178 states the City must issue a final decision on Land Use Review applications

within 12 0-days of the application being deemed complete. The 120 -day review period may
be waived or extended at the request of the applicant. In this case, the applicant requested

that the 120 -day review period be extended 90 days. Unless further extended by the
applicant, the 120 days will expire on: May 7, 2018

Some of the information contained in this report was provided by the applicant.

As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on

the applicant to show that the approval criteria are met. The Bureau of Development
Services has independently reviewed the information submitted by the applicant and has
included this information only where the Bureau of Development Services has determined

the information satisfactori  ly demonstrates compliance with the applicable approval criteria.
This report is the decision of the Bureau of Development Services with input from other City
and public agencies.

Conditions of Approval. If approved, this project may be subject to a num ber of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any
project elements that are specifically required by conditions of approval must be shown on

the plans, and labeled as such.

These conditions of approval run with the land, unless modified by future land use reviews.

Asusedinthe condi tions, the term Ooapplicantdé includes the
review, any person undertaking development pursuant to this land use review, the

proprietor of the use or development approved by this land use review, and the current

owner and futu re owners of the property subject to this land use review.

This decision, and any conditions associated with it, is final. It may be appealed to the
Oregon Land Use Board of Appeals (LUBA), within 21 days of the date the decision is mailed,

as specified in the Oregon Revised Statute (ORS) 197.830. Among other things, ORS

197.830 requires that a petitioner at LUBA must have submitted written testimony during

the comment period for this land use review. Contact LUBA at 775 Summer St NE Suite

330, Salem, O R 97301 -1283 or phone 1 -503-373-1265 for further information.

The file and all evidence on this case are available for your review by appointment only.
Please call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503 -



Decision Notice for LU 17 -153530 HR & New Awning at Landmark Page 8

823-7617, to schedule an appointment. | can provide some information over the phone.

Copies of all information in the file can be obtained for a fee equal to the cost of services.
Additional information about the City of Portland, city bureaus, and a digital copy of the
Portland Zoning Code is available on the internet at www.portlandonline.com

Recording the final decision.

If this Land Use Review is approved the final decision will be recorded with the Multnomah

Count y Recorder.

1 Unless appealed, the final decision will be recorded after February 20 , 2018 by the
Bureau of Development Services.

The applicant, builder, or a representative does not need to record the final decision with the
Multhomah County Recorder.

For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503  -823-0625.

Expiration of this approval. An approval expires three years from the date the final
decision is rendered unless  a building permit has been issued, or the approved activity has
begun.

Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final
decision, a new land use review will be required before a permit will be issued for the
remaining development, subject to the Zoning Code in effect at that time.

Applying for your permits. A building permit, occupancy permit, or development permit
may be req uired before carrying out an approved project. At the time they apply for a
permit, permitees must demonstrate compliance with:

1 All conditions imposed herein;

9 All applicable development standards, unless specifically exempted as part of this land
use rev iew;

1 All requirements of the building code; and

91 All provisions of the Municipal Code for the City of Portland, and all other applicable

ordinances, provisions and regulations of the City.

EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Appl i c asbnitidls S
1. Origi nal Submittal, dated April 13, 2017
2. 90-Day Extension, dated October 21, 2017
3. Revised Submittal, dated October 9, 2017
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Anchoring Details
3. North Elevation (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Fire Bureau
2. Life Safety
F. Correspondence: None
G. Other:
1. Original LU Application
2. Incomplete Letter, dated May 3, 2017
3. 180-Day Letter, dated September 19, 2017


http://www.portlandonline.com/

Decision Notice for LU 17 -153530 HR & New Awning at Landmark Page 9

The Bureau of Development Services is committ ed to providing equal access
to information and hearings. Please notify us no less than five business days

prior to the event if you need special accommodations. Call 503 -823 -7300
(TTY 503 -823 -6868).



LU 17-153530 HR

File No.
ZO N I N G Site 1/4 Section __3028

This site lies within the: * Historic Landmark el Lnen — 20 el
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